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3. Economic Framework for Planning

CATONSYILLE 2800
ANALYSIS

The purpose ol this seclhion of he repon is 10
examine [he general devetopment context within
which Calonsville exis!s and operales. The
obiective is 1o idenlily signilicant lactors allect-
ing the way the Catonsville communily works,
parlicularly he primary focus area -- the il
lage”. These include such factors as its localion
within the region. pasl and recen! development
patterns, relationshig lo olher areas and major
uses, and 50 forth.

The information upon which this analysis is
based has been derived primarily from the
consultant's inspeclions of the village and olher
parts of Ihe Catonsville community. The con-
sultants have spent a considerable amounl of
time in the village, pholographing sireet fronl-
ages, observing |he relationships of uses lo
each other, noling 1he character of struclures,
and looking al parking and Iraffic matlers.
These observations alse draw on poinis made
by members of the Catonsville communily as
expressed at the live public information sessions
that were held as pant of this sludy and cbserva-
tions made by Ihe board of Catonsville 2000 in
ihe iwo work sessions Ihal were hekd wilh that
organizalion. They also use some of the dala
referenced in laler seclions, including the resulls
of 1he shoppers and merchant surveys con-
ducted in Ihe course of this sludy.

A. Catopsyliie's Reglonal Context

There is ne perfect definilion of "Calonsville”.
‘Generally, however, it is viewed as that residen-
tial, commercizgl, and instilulional community
locusing on Frederick Road belween the

Baftimore Beltway and the weslemmaos! porion
of Aolling Road. On Ihe rorth, i boundary
might be considered Roule 49, though that is a
lttie larther north than some would agree 10, Qn
Ihe south, Ihe Universily ol Maryland Baltimore
County campus, provides a driding hne be-
tween Calonsville and Arbutus.

1. Highway Access. Several highways signili-

cantly afiect the developmenl character of
the Calonsville area.

. The Bafimore Bellway is a major regional
thoroughfare, carrying about 120,000 ve-
hicles per day. |l provides excellen
access for Calonsville area residents 1o
other parts of the region. It helps bring
residents Irom elsewhere in the Ballimare
region lo Calonsville. Traffic lie-ups
occuming on the Beltway affect traffic
traversing the Calonsville communily,
where some local roads provide perceived
alternatives 1o |he Beftway.

Route 40 {Baltimore Mational Pike) on the
nonh is aiso a major regional thoroughlare,
sl with a strong commercial orignlation.
While Route 40 conlinues to carry traflic
between the Cily of Batimore and points
west, at a rate of 55,000 vehicles per day,
ils greates| significance in lhis area i5asa
local service highway lor commercial
estabhshmenis.

Frederick Road was the earies! regional
highway in this area, and was replaced by
Route 40. Frederick Road connects soulh
wesl Ballimore City with Eflicolt Cily. Itis

now a primanly a local service thorough-
lare, atthough il does carry some through
Iraltic belween the Bellway and nodheast-
ern pars of Howard County.

Wilkens Avenue on the south edge of the
Catansville area is nol especially signili-
canl west of the Bellway because il dead
ends al Aolfing Foad. However, ilisa
major commercial Ihoroughlare connecting
Ihe Beliway and the southwest partion of
Ihe Gity of Baltimore.

Rolling Road is a prmarily residenlial Ihor-
oughlare, bul carries significant amounts of
nortrsoulh regional trallic. As mentioned
previously, it is somelimes perceived as an
alternative 10 the Beltway. Rolling Road is
used by lecal residents as a means of
accessing the weslern perlion ol the
Catonsville area. s significance has in
creased with its connection on the south
pnd 1-185, a limied access expressway
prowviding access to 1-93.

Excepl lor Frederick Aoad, these Ihor-
cughlares 12nd to roule traffic arourd] the
Calonsville village area, although some
would probably debale Ihat ohservalion as
regards Rolling Road. These highways
provide generally excellent access be-
tween (he Catonsville area and he region.
As indicated in responses lo the shoppers
survey, Catonsville area residents fre-
quently shop lar atield fOwings Mills,
Towsen, Columbia, Glen Burnie}, while at
Ihe same time, residents lom these same
areas shop al some of Catansvilie’s

This ehapter consists largely of econgmic
beckground  analysis, delining  whal
nCatonsville®, is and where it fits in e
eronomic and demographic merket. Tor
the most perl  Lhis evulugtion i on

target.
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ANALYSIS

specially slores, especially the music
stares. The relationship of the village area
(o the Beltway is considered especially
significanl in this regard, and 15 viewed as
a posilive assel lo the village commercial
communily.

; Calonsvitle is an older
community. H was lirst developed as a sub-
urban residential village in the lale 1800's.
This was when Frederick Apad was the
principal regional thoroughlare. Thus,
Calonsville has a2 bong hislory as a commer-
cial cenler. 3t has survived as such during
pericds ol exdraordinary change in the
economy of the Battimore region and the
structure ol regional development. Cwer lhe
decades, since World War H, developmenl
has flowed Isom the City of Ballimore to the
surrounding counly areas akong highway
corridors. Frederick Road served as such a
cowridor in Lhe early part of the 20th Century.
The develcpmenl of Batimore Nalional Pike
as U.S. Route 40 provided an aternative
development corridor,

Significant amounls of Calonsvilles land
area had been buill upon betore World

War Il. Thus, 1he regional growih that
occurred aller the war lended ko "ezap frog”
Calonsville. bn addition, development ol tha
Beltway opened up other areas on the
tringes ol Ihe cily. Consequenily,
Catonsville's developmenl in the 1950°s and
1960°s was somewhal more orderly than in
much ol the resl ol 1he suburbs. As an area
ol Iraditional large homes, much of the de-
velopment that did occor, afier Lhe war,

mainiained that characier. Complementing
Ihis was a mixiure of generally moderate to
low income lamilies, frequently new lo the
Battimore region. and lrequenlly lrom ponis
of Maryland and Wes! Virgiria lanher lo the
west, who lound Catonsville a convenient
and comiortable residential focalion. This
diversily exis!s loday and represenis one of
Ihe fealures lending to make the Calonsville
commuinily interesling.

Nearty Development Areas: The develop-

ment ol Catonsville has been influenced to
some degree by developmenl occurring lo
the easl in the City ol Baltimore. The
weslern pantion o! the city closest lo
Catonsville is one ol generally pleasant,
though moderate priced homes. Porions of
Baltimore Counly and Baltimore City along
Frederick Road easl of the Beltway, are
generally consistent with the character of
Calonsville, although mosl o! Ihese commu-
nities are actually newer in terms ol lime
than Catonsville ilself and somewhal lower
on the socio-econamic ladder, The pres-
gnce of ihe Beltway has served lo deline the
weslern extenl of Baltimare Cily - type
expansion and lhe eastern edge ol
Catonsvifle,

To the wesl, Ellicott Cily is anolher commu-
nily ke Calonsville, at leasl from a commer-
cial standpoint, However, The lradilional resi-
dential siruciure around Ellicotl Gity's com-
mercial area is nol as slrong as
Calonsville's, and the commercial area ilsett
is consirained by physical limilations. Mever-
Iheless, Ellicell City serves as a complemen-

tary neighbor o Catonswifle in helping o
resnforce Ihe “tradiional™ nalure ol the
Frederick Road corndor.

4. Symmary; Insurmmary, therelore,
Calonsville can be viewed as beneliting from
a generally lonuitous focalion in the Bal
mare region wilh good 1o excellent access.
Hs patlern of hislorical development signili-
cantly shapes the way # looks and works
today. and needs to be laken inlo accounl in
the planning process. As reveated through
the surveys and public informalion sessions,
residents ol the Calonsville area are quite
aware ol lhis character, and leel thal the
masl imporianl thing [ha! this planming
process can do is reinforce, not detracl lrom,
lhat characler.

nip! Devel

Historically, the Calonsville village commercial
disircl has served a fairty well delined area
around il. Wvhile earlier in its history, belore he
Beltway, it was lo some degree a regional
cenler, it has nol been such for a long lime. &

- does altracl shoppers Irom olher parns of the

Baltimore region, but the shoppers’ survey
revealed that the vast majorily of shoppers
consider it (heir secondary, nol primary, shop-
ping district.  This means Ihal the abilily of Ihe
village commercial disiricl 1o survive is linked
primarily to its ability fo effeclively serve the
population in its traditional market.

Any growth in the commercial dislrict would be
linked 1o growth in the number ol people in this

Emphaesis is placed on the "Viliage”
character of the Catonsville core, and we
soree  sirongly with  the summary
statement in parsgraph A-4, that ol s
important o reinforee, nol detract from
thay ¥illage characler.
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market area and/or 1he ability of these shops 10
atiracl move customers from oulsite ol s
traditional markel. The latler wouid probably
require that the nature o 1he relail establish-
menls in the village change o become maoe
acceplable to the broader regional market,
operalions able 1o adverlise regionally, and
businessas with recognizable nalionat or re-
gional names. Based on commenls received
from the public, Calonsville 2000 board mem-
bers and respendenls 1o shoppers’ and mer-
chants’ surveys, this doas not appear 1o be what
pecple wanl,

This brings the focus back to nearby residential
areas. Survivability of the commercial districl is
linked, theretore, to the survivability ol these
nearby resicential areas and reasonabie growih
wilhin them or near them. The purpose of this
part of Ihe developmenl framework anatysis is to
assess Lhe character of tha residential commu-
nity in the Calonsville area, its recent growih,

and ils prospects.

Catonsville has evolved from a small village 1o
estate coumry, 10 streal car suburb to highway
orienied post-war suburty. “Old” Calonswille is
essemially buill-out, similar to olher okder subur-
ban villages in Bakimore Counly such as
Towson and Dundatk. Residential developmen
is occurting on the southem [rings ol the pnmary
market area along Soulh Rolling Aoad and
Hillon Avenue. Subslariially more residential
development is occurring in surounding pars of
Bahimore and Howard Counfies.

1. Residenlial Developmenl of Trends: A good

perspeclive on the amourd ol resdential de-

velopment 1hat has teen occurring in the
Calonsville area can be obtained from an
analysis ol building permits issued over lhe
past ning years. These daia are showi in
Tabla HI-1. It should be noled thal, while
buikiing permils are very useful in an analy-
sis ol this nalure, nol all permilled unils are
developed. 1MRG estimates that, perhaps,
85 percent ol ihe units lor which permils are
issued are actuaily buill. Al the same time,
these data do nol take intc account renova-
tions of homes or conversian of commercial
structures to residential. Mor do 1hey take
inlo acooun sublractions rom Lhe residentlial
invenlory due 1o lire, olher lorms of physical
loss, of conversion to non-residential use.

The Regicnal Planning District (RPD) con-
forming masl closely 1o 1he Catonswille
markel i BPD 324, Inthe period 1981-
1989 {through Sepiember), a tolal of 1,388
residential unils were permitted in APD 324,
an average of 154 per year. However, 452
ol thesa unils were in mufbii-lamily siruciures,
which generally represem special sdualions.
The cther 336 were about 40 percent
single-family delached units and 63 percent
single-tamily attached {townhouses). Most
ol the recent developmenl has been single-
famity detached, with 1989 being the mosi
aclive year in terms of permils issued lor
SFD siructures. Nevertheless, during the
1980's, an average of only about 40 SFD
struclures per year have been permitled in
RPOG 324,

Surrounding RPD's have experienced signili-
cantly greater residential development

majonly ol "old™ Catonsvillg is buill out,

aclivity. This is especially tnse of the easlern
porlion ol Howard Gounly, directly across
the Patapsce RAiver Irom the Calonsville
area. Herg, almost 11,000 units were
permilled during the 1980's, an average of
1,200 per year. A liftle less than on-hall of
ihese were single-lamily detached. There
has been a significant amount of multi-lamily
developmenl in RPD 606, which is Lhe area
ol Howard Couniy soulh of the Catonsyille
area and adjacenl to I-95. While this growth
has a polenlially beneliciai impact on
Calonsville's commercial area, 1 i unrea-
sonabie 10 assume Ihal much Calonsvilla
husiness will be generaled by these house-
hotds. The shoppers' surveys indicaled that
relatively tew people Irom these areas shop
in Calonsville at lhe present lime, and ¢
woukd seem unfikely that the number would
expand unless dramatic changes were made
in the nature of Catonsyille's relail establish-
ment.

ial; The

typical of an older suburb. There are very
{ew large, undeveloped residential parcels in
ihe primary market area in private hands
with most of the undeveloped land owned by
private inslitutions or the Counly or State
governmenl. Major residential development
in the primary market area is concenlrated in
jhe soulhern portion of Calonsville along
South Rolling Road and Hilton Avenue in the
vicinily ol Catonswvitie Communily College.
Two large developments are currently aclive,
Palapsco Woods and Coliege Hills.

Calonsville Design Sludy
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CATONSYILLE 2000
AMALYSIS

borhoods, a racially and ecenomically
mixed populabon and definite sense ol
place,

- Thera is a tack of residentially developable
land.

- Residenls have expressed concerns re-
garding higher densily developmenl.

- There is tralfic congeslion akong magor
arteries (Rolling Anad, Frederick Road).

- Intentions ol landowners of major instity-
tiortal parcels {Children's Home, Spring
Grove Stale Hospital, UMBC] will allecl
luture developmenl.

- Undenslilized residential lang wilhin down-
town Catonsvifle norh of Fredenck Road
coukld be developed al moderate densilies.

C._Commerciat Development Framewotk

As noted abova, Calonsville has had a commer-
cial cors area lor almost Lhe entira langth ol ils
exislance. In facl, comparison of photographs
of this area loday with he early part of Ihe
century, reveals an amazing consislency in the
physical character of the area.

Frederick Road is Ihe local poin of this commar-
cial activily. Commercial development on
Frederick Road begins about 640 leet west of
the Beltway and ends aboul 3,800 feel wesl ol
ihe Bellway. Some side streels accommodale
signilicanl amounis ol non-residential develop.

menil, bul, lor the mos! pan, lhe commercial
focus 15 on Fredernick Road.

The lirst few blocks ol commercial development
wes! of lhe Beliway are clearly griented toward
cuslomers using automobiles. Facilities in this
area end to be sel back from the Ihoroughfare
with parking in [ront. They are lypical highway-
oviented businesses such as gasoiine slabons,
olher aulomebile relaled services, lasl-lood
reslaurants, and business services. The village
area’s larges| general occupancy oflice com-
plex, the Catansville Professional Center, is
iocated i Lhis area on Lhe soulb side ol Freder-
ick Apad.

Al about the Catonsyille Elementary School, or
approximalety 1,800 leet Irom the Beltway, the
characler of the commercial sirip changes.
From this point 1o 1he end of the commercial
area at approximalely the post ollice buikding on
Sanlord Avenue, the commercial charader s
more typicaily “urban” wilh businesses in slore-
from localions adjacent to the street. To the
extent that there is one in Calonsville, the “140
percent comer” [the focal peint of principal
commercial activily) is the inlersection of
Frederick Road and Bloomsbury Avenus.
Belween Boomsbury Avenue on he east and
Winters Lane on lhe wesl, the village has a2
sirong communily commercial center leel.

A wida range of iypes and sizes of businesses
occupy space in this area. They range in size
trom the exiremely large, like the Joha 5. Wilson
lumberhardware complex, to extremely small
shops. They include 2 moderate sized super-
market, several apparel stores, several slores
calering lo music businesses, llorisl shops,

resiaurants, business services lke banks and
finance allices, prolessional ollices, and ofhers.
Based on lhe commercial characier ol 1his area
and the amount ol space occupied by these
businesses, lhis shopping complex might best
be described as a "communty shopping center”
That is, il is larger than & pure “neighborhood”
shopping cenler, bul nol as large or as well
slructured as a “regional” cenler,

Unlike a major regional center, Ihis sirp lacks a
slrong general merchandise facilily 1o serve as a
drawing card lhrough its size and promotional
activilies. 'n [acl, many of 1he businesses do nol
fall inlo 1he important “shoppers” goods™ cate-
gory thal covers such things as apparel and
lurniture, Rather, |he commercial contexlis
orienled primarily towards convenience goods
or "olher relail” such as hardware, and so forth.
This is not 1o say Lhat the area lacks signilicant
business atiraclors, il is just that these lirms do
nol fil the mold of a regional cenler. They
include Wilson, the music stores as & group and
several of lhe slores individually, Muir's Hard-
ware, Plymoulh Wallpaper, the reslavranis as a
group, and several of the restauranls individuy-
afly, and several ol the ciolhing slores. Most of
these eslablishments lall inte Ihe category of
"specialty goods” since lhey ofler rather special-
ized merchandise and tend 1o caler to either a
narrow markel or a highly specialized compo-
nenl ol the broader markel.

The shoppers’ surveys also revealed 1he impor-
tance ol 1he banks 25 magnels drawing pecple
to lhe area. There are a number ol banks in Ihe
village "downlown” and highway slrp commer-
cial areas. Visitors lend lo combine shopping

Characterization ef Lhe ¥illage business
district  in  section C, i3 generally
accurate., The erte s nol & primary
shopping district and "shoppers’ goods™ are
of relalively minoe significance.  The
Village i3 » convenience shopping Ared
oriented toward ZTip code 21118 as il
primary markel, with & heavy service
orieniallon towerd banking and
professional  services Additionaily,
specielly goods sold by Ihe music slores
and Flymouth Wallpaper ate an imporlant
economic segment The increesed
orlentlation towerd office and service uses
should not be overlocked, since employess
of sueh [irms also lend Lo support 1he
existing retsilers a5 well as providing
necessary. .services 1o U noarhy
residentis] market.
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ihe Arbutus area 1o the south. Several of these
large hoidings wera identified as “key sites” in
the plan request and are addressed in Seclion
Vit of this reporl.

In addiion 1o these large hoidings, there are
many smafl nsiitutional uses i lhe study focus
area, with a number of these right ¢n Fredenck
Road. Thesa include 1he lormer Middie School
property, Catonsviie Elemeniary School, aboul
seven churches, a branch of the Balimore
County Library, the post oflice, and the Nalional
Guard Armory Building.

These insitutional operations tend to give
structure to the Catonsville communily. Indica-
lions are thal they are not especially strong
direct generators ol business for retail and
service limms in the coee area, but they do
provida a locus to Catonsville and altract peopls
to the Catonsville commundy for varous activi-
fies associated with them, |t is our judgement
Ihat ihe inslitulions piay a strongsr direct rote in
{he redative stabiity ol ihe commercial area ol
Ihe city than ihey are given credil. Fromthe
standpoint of the plan, therefore, the needs ol
Ihe instilutions should be recognized. [t is
imporant that the nstitulions remain in the
Catonsville viilage area in order lo promole
conlinued stability and furnish market suppor
lor retailers and other businesses.

E. Devetopment issues
Tha analysis above provides the basis lor

identilying some of lhe key development issues
thal must be addressed in 1his plan. Issues

raised in the coursa of the public inlormalion
sessions and work sessions with Catonsville
2000 can also be idenlilied al Lhis ime. Some
of these issues are set forth below.

- The commercial core area ol Catonsvilie is

. currenily operaling quite weli. The com-
munity gererally likes Ihe exisling charac-
tes of 1ha commercial core. Therg are lew
vacancies and an ecleclic, bul generally
successful, mix of uses. The ptan should
touch this area genlly and nol create a
siluation that might lead lo dislocation of
existing businesses and significant
changes in Uses.

The residential area surounding the
Cailcnsvilke commercial core is expanenc-
ing onfy moderale growth. The communiy
has expressed concern about introducing
0o much new residential developmenl,
should that be possibie on cerlain key
sites, and other “in-ill” locations, Never-
theless, reasonable conlinued residential
invesiment is viewed as necessary 10
assure moderale expansicn ol the marke
available 1o local business establishmenis
without having 1o penetrale oullying
markels Lhal generally do nol ook 1o
Calonsville as their primary shopping area.
Daing Lhe latter would greally increase ihe
cost ol doing business and the risk of
business lailure,

The Calonsville market area is largely built
out. !Is soulhem and weslern edges are
defined by major public and institutional
landholdings. Its easlern edge is generally

circumscribed by the Beltway and its north-
ern edge by Roule 40, Catonsville is nol
going to "grow” by expanding ino wirgin
lerritory. It needs lo do Lhe best il can with
the land holdings available lo 1.

- The many institutional uses within the

siudy area make a positive conlrbution 1o
Catonsville. Their continued presence as
operating instilutions needs to be encour-
aged. They help identily the Calonsville
community lo broader markets thal other-
wise might have little reason to come 1o
Catonsville. They are appropriale contribu-
tors Io hé villags atmosphere Ihat is so
enjoyed by 1he residenls.

- The Calonsville village center functions as
a small scale downtown. In this regard, it
has some of Lhe problems ol "downlowns™
in the malier of mix of retail eslablish-
ments. Neverlheless, there are importar
magnet businesses in Calonsvilla, In
addition, significant amounis of office
space help to suppor the downlown
funclion aspect and provide market for
relail sales and service establishmenls.
This is a generally happy relationship and
one which the plan should encourage.

- Frederck Road is a major regional high-
way. From the siandpoinl of the
Catonsville community, however, itis
primarily a local service horoughtare. The
plan must be careful to make certain that
this tatler capability is enhanced and nol
diminished.
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